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I. Introduction

A. Purpose

The city of Morgantown retained Bowen National Research in December of 2019
for the purpose of conducting a Housing Needs Assessment of the city of
Morgantown, West Virginia.

With changing demographic and employment characteristics and trends expected
over the years ahead, it is important for the city and its citizens to understand the
current market conditions and projected changes that are expected to occur that
will influence future housing needs. Toward that end, this report intends to:

Provide an overview of present-day Morgantown.

Present and evaluate past, current and projected detailed demographic
characteristics.

Present and evaluate employment characteristics and trends, as well as the
economic drivers impacting the area.

Determine current characteristics of all major housing components within the
market (for-sale/ownership and rental housing alternatives).

Provide housing gap estimates by tenure and income segment.

Evaluate ancillary factors that affect housing market conditions and
development (e.g. crime, transportation, residential blight, etc.).

Provide a summary of development opportunities, reviewing potential sites
for residential development within the market.

Compile and evaluate local stakeholder perceptions of housing market
conditions and trends, opinions on future housing needs, and identify barriers
to residential development in the area.

Compile and evaluate local residents’ perceptions of their housing situations
(e.g. housing costs, condition of housing, etc.), household formations (number
of residents, household income, age groups, etc.) and housing needs (housing
costs, number of bedrooms, features, etc.).

By accomplishing the study’s objectives, government officials, area stakeholders,
and area employers can: (1) better understand the city's evolving housing market,
(2) establish housing priorities, (3) modify or expand city housing policies, and (4)
enhance and/or expand the city’s housing market to meet current and future housing
needs.




B. Methodologies

The following methods were used by Bowen National Research:

Study Area Delineation

The primary geographic scope of this study is Morgantown. As such, the Primary
Study Area (PSA) is the area within the limits of Morgantown and its immediate
surrounding area. A Secondary Study Area (SSA) was established and includes
the balance of Monongalia County. County and state level data was used, when
available, for a base of comparison for selected data sets. Maps of the study areas
are provided in Section 11 of this report.

Demographic Information

Demographic data for population, households, housing, and crime was secured
from ESRI, the 2000 and 2010 U.S. Census, the U.S. Department of Commerce,
and the American Community Survey. This data has been used in its primary
form and by Bowen National Research for secondary calculations. All sources
are referenced throughout the report and in Addendum G. Projections of key
demographic data for 2020 and 2025 were also provided.

Employment Information

Employment information was obtained and evaluated for various geographic
areas that were part of this overall study. This information included data related
to wages by occupation, employment by job sector, total employment,
unemployment rates, identification of top employers, and identification of large-
scale job expansions or contractions. Most information was obtained through the
U.S. Department of Labor, Bureau of Labor Statistics. Bowen National Research
also conducted numerous interviews with local stakeholders familiar with the
area’s employment characteristics and trends.

Other Housing Factors

We have evaluated numerous other factors that impact housing such as crime,
transportation, higher education, residential blight, and availability of community
services. This data was provided for the city and compared with county and state
level data, when available.

Housing Component Definitions

This study is concerned with two major housing components: (1) for-
sale/ownership and (2) rental. For-sale/ownership housing primarily focuses on
single-family homes and condominiums. Rentals include multifamily apartments
(generally five+ units per building), and non-conventional rentals such as single-
family homes, duplexes, units over storefronts, etc.




Housing Supply Documentation

From January through May of 2020, Bowen National Research conducted
telephone research, as well as online research, of the area’s housing supply.
Additionally, market analysts from Bowen National Research traveled to the area
in early May 2020, conducting research on the housing properties identified in
this study, as well as obtaining other on-site information relative to this analysis.
The following data was collected on each multifamily rental property:

Property Information: Name, address, total units, and number of floors
Owner/Developer and/or Property Manager: Name and telephone number
Population Served (i.e. seniors vs. family, low-income vs. market-rate, etc.)
Available Amenities/Features: Both in-unit and within the overall project
Years Built and Renovated (if applicable)

Vacancy Rates

Distribution of Units by Bedroom Type

Square Feet and Number of Bathrooms by Bedroom Type

. Gross Rents or Price Points by Bedroom Type

10. Property Type

11. Quality Ratings

12. GPS Locations

LCoNoR~WNE

Information regarding for-sale housing was collected by Bowen National
Research in-office staff during the aforementioned research period. Home listings
were obtained through Real Estate Information Services, Inc. Information
regarding the for-sale housing inventory includes property address, sales/asking
price, square footage, number of bedrooms and bathrooms, price per square feet,
and the number of days on market (historical sales only).

Stakeholder Interviews and Surveys

Bowen National Research staff conducted interviews of area stakeholders, as well
as allowed stakeholders to partake in an online survey. These stakeholders
included individuals from a variety of trades and areas of expertise. Questions
were structured to elicit opinions on a variety of matters including current housing
conditions, housing challenges for area residents, barriers to housing
development, future housing needs and recommendations to improve housing in
the area. These interviews afforded participants an opportunity to voice their
opinions and provide anecdotal insights about the study’s subject matter. Overall,
nearly two dozen individual interviews and/or surveys were completed and
evaluated. Please note that individual names and organizations have not been
disclosed in order to protect the confidentiality of participants and encourage their
candor. The aggregate results from these interviews are presented and evaluated
in this report in Section X. The questions used in this analysis are shown in
Addendum C.




Resident Survey

Bowen National Research conducted an online survey of area residents. More
than 1,000 people responded to the survey. This survey included questions
relative to the family composition (e.g. household sizes, household income, etc.),
current housing conditions, and housing preferences and needs of the community.
This data was aggregated and evaluated to assist in establishing the housing needs
of Morgantown. The aggregate results and analysis are included in Section XI of
the report. The questions used in the survey are included in Addendum D.

Housing Demand

Based on the demographic data for both 2020 and 2025, and taking into
consideration the housing data from our field survey of area housing alternatives,
we are able to project the potential number of new units the PSA (Morgantown)
can support. The following summarizes the metrics used in our demand
estimates.

¢ Rental Housing — We included renter household growth, the number of units
required for a balanced market, the need for replacement housing,
commuter/external market support and step-down support as the demand
components in our estimates for new rental housing units. As part of this
analysis, we accounted for vacancies reported among all surveyed rental
alternatives. We concluded this analysis by providing the number of units that
the market can support by different income segments and rent levels.

e For-Sale Housing — We considered potential demand from new owner-
occupied household growth, need for replacement housing, commuter/
external market support and step-down support in our estimates for new for-
sale housing. We accounted for the available supply of for-sale housing to
yield a net support base of potential for-sale housing. Demand estimates were
provided for multiple income stratifications and corresponding price points.

Residential Development Opportunities

Bowen National Research provided a summary of potential sites that represent
residential development opportunities within the Morgantown area. These sites
were identified through online research, on-site observations by Bowen National
Research staff, and with the assistance of the city of Morgantown. Information
of these sites includes property location, type (land or building), size (acres or
square footage), current zoning, parcel numbers, and a map. All information is
provided in table format along with individual property profile pages. While
these properties do not represent all potential sites, they provide some insight as
to the frequency, location, and attributes of typical sites.




C. Report Limitations

The intent of this report is to collect and analyze significant levels of data for
Morgantown. Bowen National Research relied on a variety of data sources to
generate this report (see Addendum G). These data sources are not always
verifiable; however, Bowen National Research makes a concerted effort to assure
accuracy. While this is not always possible, we believe that our efforts provide
an acceptable standard margin of error. Bowen National Research is not
responsible for errors or omissions in the data provided by other sources.

We have no present or prospective interest in any of the properties included in
this report, and we have no personal interest or bias with respect to the parties
involved. Our compensation is not contingent on an action or event resulting from
the analyses, opinions, or use of this study. Any reproduction or duplication of
this study without the expressed approval of the City of Morgantown or Bowen
National Research is strictly prohibited.




I1. Executive Summar

The purpose of this report is to evaluate the housing needs of Morgantown, West
Virginia and its immediate surrounding area. To that end, we have conducted a
comprehensive Housing Needs Assessment that considered the following:

e Demographic Characteristics and Trends

e Economic Conditions and Initiatives

e Existing Housing Stock Costs, Availability, Conditions and Features

e Various “Other” Housing Factors (Crime, Transportation, Proximity to
Community Services, West Virginia University, Residential Blight, etc.)

e Input from Community Stakeholders (via Online Survey)

e Input from Area Residents and Commuters (via Online Survey)

e Quantifiable Housing Demand Estimates

Based on these metrics and input, we were able to identify housing needs by
affordability and tenure (rental vs. ownership). Using these findings, we developed
an outline of strategies that should be considered for implementation by the
community. This Executive Summary provides key findings and recommended
strategies. Detailed data analysis is presented within the individual sections of this
Housing Needs Assessment.

Geographic Study Areas

This report focuses on the Primary Study Area (PSA), which consists of Morgantown
and its immediate surrounding area, with additional information provided for the
Secondary Study Area (SSA), which consists of the balance of Monongalia County,
excluding Morgantown.
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Demographics

Population and Household Growth in Morgantown have been Very Positive,
Outpacing State Averages since 2000 and are Projected to Continue to Grow
Through 2025 — Between 2010 and 2020, the PSA (Morgantown) population base
increased by nearly 4,000 people, an increase of 7.0%. During the same time, the
number of households within the PSA increased by 2,090, or 8.7%. Over the next
five years, it is projected that both the PSA and SSA (Balance of County) populations
will each increase by nearly 2,000 people, or 3.3% (1,997) and 4.2% (1,806),
respectively. These growth rates, although slower than those reported between 2010
and 2020, will continue to outpace overall population growth within the state of West
Virginia. During this same five-year projection period, a total of 931 households are
expected to be added to the PSA, representing a growth rate of 3.6%. While slower
than the past twenty years, this positive demographic growth will contribute to the
demand for additional housing in the PSA.

: Household Trends (2000-2025) A
B PSA ESSA H Monongalia Co. B West Virginia

25.0%
20.0%
15.0%
10.0%
5.0%
0.0%

9 2000-2010 2010-2020 2020-2025 )

Owner- and Renter-Household Growth is Projected to be Positive, as is Growth
Among Smaller Household Sizes — Between 2020 and 2025 within the PSA, both
renter- and owner-occupied households are projected to increase. The number of
renter-occupied households is expected to increase by 576 (3.6%), while owner-
occupied households are expected to increase by 335 (3.6%). This growth will add
to the need for additional rental and for-sale housing units. While several for-sale
housing developments and sites are planned for the area, there are no rental projects
of notable size planned for the PSA. As a result, there may be a development
opportunity for additional rental housing to meet the growing base of renters. This
was considered in the Housing Gap Estimates provided in this report. Over four-
fifths of the projected renter household growth within the PSA over the next five
years is expected to occur among two- and three-person households (increasing by
461 households, or 6.3%), while most owner household growth is expected to occur
among one- and two-person households (increasing by 259 households, or by 3.8%).
These projected growth trends will likely drive a greater need for smaller bedroom
(two-bedroom or less) types.
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http://www.opportunitydb.com/tools/map/





















































































































































































































































































































http://socds.huduser.org/permits/index.html
http://socds.huduser.org/permits/index.html



http://socds.huduser.org/permits/index.html
http://socds.huduser.org/permits/index.html






https://www.newhomesource.com/community/wv/morgantown/the-bluffs-at-falling-water-single-family-homes-by-heartlandhomes/98503

















































































http://www.opportunitydb.com/tools/map/
http://www.cremodels.com/
https://eig.org/opportunityzones/resources
http://www.enterprisecommunity.org/opportunity360
http://www.novoco.com/resource-centers
http://www.reonomy.com/
https://smartgrowthamerica.org/
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